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at HH through the Eskenazi Health Center Pedigo, including physical health, mental health, and 
substance use disorder services.   
  
Overnight Low-Barrier Shelter  

Several themes emerged when individuals who are currently not using shelters were asked what 
would make shelters more appealing or easier to use.  Individuals mentioned having a place that 
was welcoming, respectful, and accepting of them.  Personal safety, privacy, and having more 
physical space were all factors that were important to a significant number of those interviewed.  
Many also talked about having individual rooms to sleep in and stay during the day. Other 
suggestions included the shelter providing secure storage of their belongings, as well as more 
space so that people could spread out.  They wanted the shelter to have flexible hours to 
accommodate appointments, jobs, and other obligations.  Also important was the desire to have 
a shelter that does not have time-limits for how many days a person can stay and has staff that 
could work closely with them to find housing.   
 
Most individuals provided feedback related to having enough qualified staff to provide a range 
of on-site functions and needs from security and safety to case managers, formerly homeless 
peer supports, therapists, social workers, nurses, housing specialists, employment specialists, 
benefits specialists, and others. They also spoke about ensuring that all staff, regardless of their 
role, be compassionate and well-trained in how to work with individuals who are not only 
experiencing homelessness but may also have multiple disabilities, barriers, and needs.  Another 
important concern was that the shelter provide space for couples and two-parent families with 
children to stay together.  
 
On-site Permanent Housing 
 
There was a sense from those interviewed that having permanent housing on-site was not as 
important as having robust housing search and navigation services on-site. That being said, when 
respondents were asked what their ideal permanent housing would look like, most responses 
were modest and indicated they wanted somewhere safe, clean, and convenient to their needs. 
Also mentioned was the importance of having their own space, privacy, few rules, and able to 
have family live with them.  
 
Conclusions 
 
CSH interviewers were humbled by the individuals interviewed and appreciated the honesty and 
candor with which they shared their experiences and suggestions. After reviewing all the 
comments and ideas, an over-arching theme emerged which is the importance of having a more 
trauma-informed space and culture. Any future space should incorporate trauma-informed 
programming and building design aspects that bring to life the many suggestions related to 
comfort, safety, welcoming space, privacy, respect, diversely trained staff, convenience, 
compassion, and robust integrated services. 

 



Downtown Indianapolis Center for the Unsheltered

Preliminary Facilities Program

Summary 

Room/Use  Employees 
 Sq. Ft. 

Per Room/Area 

 No. of 

Rooms/

Areas 

 Total 

Sq. Ft.  

 Total 

Sq. Ft.  

 Total 

Sq. Ft.  

Executive Spaces A B C

Common shared spaces 0 970

Executive Offices 15 1,760

Subtotal Administration Spaces 2,730

Living Quarters

Permanant Supportive (up to 40 occupants) 22,660 22,660

Transitional | Singles and Couples (up to 60 occupants) 9,180 9,180 9,180

Emergency (up to 50 occupants) 4,240 4,240 4,240

Residents' Shared Spaces, Service, Amenities, and Storage 3,495 3,495 3,495

Total Living Spaces 16,915 39,575 39,575

Day Center

Operations and Client Services 12,100 12,100 12,100

Day Center Support Spaces 2,710 2,710 2,710

Dining and Food Prep 3,500 3,500 3,500

Resident Shared Spaces 2,100 2,100 2,100

Training/Skill Development 3,175 3,175 3,175

Drop‐In Center 880 880 880

Total Day Center Spaces 24,465 24,465 24,465

Clinic

Admin Spaces 1,700 1,700

Client Spaces 2,880 2,880

Total Clinic Space 4,580 4,580

Building Support

Building Management Staff 1 120 1 120 120 120

Building Engineer 1 120 1 120 120 120

Maintenance 1 80 2 160 160 160

Janitor 35 3 105 105 105 1 per floor

Mechanical Room 1000 1 1000 1000 1000

Loading/Docking 500 1 500 500 500

Sally Port 1000 1 1000 1000 1000

Building Support Total 3,005 3,005 3,005

Building Totals Summary

Building Subtotal 44,385 71,625 74,355

Circulation 30% 13,316 21,488 22,307

Hallways, stairwells, elevators, 

and other common spaces not 

specifically listed above

Building Grand Total 57,701 93,113 96,662

Outdoor Space

Smoking Area (residents and day shelter) 20 400 1 400 400 400 Covered 
Garden 1,000 1 1,000 1,000 1,000

Outdoor staff space 20 400 1 400 400 400

Employee / Visitor Parking 162 80 12,960 12,960 12,960
Facility owned vehicle parking 162 4 648 648 648

Subtotal 15,408 15,408 15,408

IFF’s space needs analysis is an estimate based upon in‐house data from other IFF projects, industry data/standards, and information obtained by review of Corporation for Supportive 

Housing, Horizon House and input from other parties and partners. An architect or other qualified professional should be consulted to ensure that the space plan meets building code, 

accessibility, and other requirements and that proposed modifications are feasible.



Downtown Indianapolis Low‐Barrier Shelter | ROM Costs ‐ DRAFT | April 2022
Development Program

Building Square Feet 137000 137000 137000

Scenario Square Feet 65,000 100,000 105,000

Acres 1 1 1

Predevelopment A B C

Acquisition and Closing Allowance ‐$                           ‐$                        ‐$                       

Entitlements

Land use attorney Allowance 25,000$                     25,000$                  25,000$                 

Variances Allowance 15,000$                     15,000$                  15,000$                 

Architectural Services ‐ exhibits Allowance 15,000$                     15,000$                  15,000$                 

Traffic Study Allowance ‐$                           ‐$                        ‐$                       

Stormwater Design Allowance ‐$                           ‐$                        ‐$                       

Site survey Allowance 5,000$                       5,000$                    5,000$                   

Soils and GeoTechnical Analysis Allowance ‐$                           ‐$                        ‐$                       

Environmental Allowance ‐$                           ‐$                        ‐$                       

Phase I Allowance 2,000$                       2,000$                    2,000$                   

Phase II Allowance 5,000$                       5,000$                    5,000$                   

Environmental Materials Investigation and Testing Allowance 20,000$                     20,000$                  20,000$                 

Pre‐Development/Acquisition 87,000$                    87,000$                 87,000$                

Project Costs Basis Estimate

Hard Costs

Executive Suite 120.00$              ‐$                           ‐$                        357,600$              

Emergency Housing  120.00$              508,800$                  508,800$               508,800$              

Interim Housing  130.00$              1,193,400$               1,193,400$            1,193,400$           

Permenant Supportive Housing  150.00$              ‐$                           3,399,000$            3,399,000$           

Living Support Spaces 130.00$              454,350$                  454,350$               454,350$              

Clinic  150.00$              ‐$                           687,000$               687,000$              

Day Center 150.00$              4,536,000$               4,536,000$            4,536,000$           

Building Support 50.00$               150,250$                  150,250$               150,250$              

Circulation 125.00$              1,881,000$               2,902,500$            3,014,250$           

Building Exterior 25.00$               3,425,000$               3,425,000$            3,425,000$           

Demolition 5.00$                 325,000$                  500,000$               525,000$              

Site Work 250,000$            250,000$                  250,000$               250,000$              

Sub‐Total Hard Costs 12,723,800$             18,006,300$          18,500,650$         

Owner Costs 196$                          180$                       176$                      

FF&E (kitchen equipiment and furniture) 45.00$               2,925,000$               4,500,000$            4,725,000$           

Security and Access Control Allowance 275,000$                  375,000$               400,000$              

Data Cabeling and Communications Allowance 75,000$                     100,000$               1,250,000$           

P&P Bond 1.50% 190,857$                  270,095$               277,510$              

Insurance 1.50% 190,857$                  270,095$               277,510$              

Construction Contingency 5% 636,190$                  900,315$               925,033$              

Sub‐Total Owner Costs 4,292,904$               6,415,504$            7,855,052$           

Total Hard Costs 17,017,000$              24,422,000$          26,356,000$         

Soft Costs

Architecture and Engineering 8% 1,361,360$               1,953,760$            2,108,480$           

Design Contingency 5% 850,850$                  1,221,100$            1,317,800$           

Project Management/Owners Rep 1% 170,170$                  244,220$               263,560$              

Specialty Consultants 1% 170,170$                  244,220$               263,560$              

Project Legal Allowance 25,000$                     25,000$                  25,000$                 

Total Soft Costs 2,578,000$                3,688,000$            3,978,000$           

Subtotal 19,682,000$            28,197,000$         30,421,000$        

Project Contingency 5% 984,100$                  1,409,850$           1,521,050$          

Total Project Costs 20,666,100$            29,606,850$         31,942,050$        

Escalation Through Mid 2023 22,216,058$            31,827,364$         34,337,704$        

Project Assumptions and Exclusions

Scenario A:  Day center emergency housing, and interim housing.

Scenario B:  Day center, emergency housing, interim housing, PSH, and clinic.

Scenario C:  Day center, emergency housing, interim housing, PSH, clinic and operator administrative spaces.

‐ Assumes City of Indianapolis maintains ownership with no closing or acquisition fees

‐ Assumes building roof is in good condition (IFF Facility assessment July, 2021)

‐ Assumes furniture provided in PSH units

‐ Assumes minor updates and maintenance for HVAC mechancials (adjustments, ductwork and reconfiguration for housing)

‐ Hard cost estimates November, 2021

‐ Estimates based on Rough Order of Magnitude costs for rough concept and approximate square foot calculations

‐ Construction cost is an estimate based on IFF experience with similar projects for new construction. IFF recommends that a licensed architect prepare a detailed 

work scope, review assumptions with the building code officials, and solicit pricing from contractors as required to confirm the construction cost

‐ Excludes costs for low‐impact design drainage or atypical site requirements

‐ Excludes costs for environmental remediation of soils or USTs

‐ Excludes finance and lending costs

‐ Excludes costs for poor soils and/or import/export of soils

‐ Excludes cost estimate for specific development program with unit types, quantities, and programs

‐ Excludes cost estimates for specific construction types, finish levels and materials

‐ Excludes estimate for commercial kitchen equipment, mechancials, and design (included in ROM cost estimate)

‐ Excludes estimate for specific exterior programs spaces 

‐ Excludes cost estimates for buildout and equipment for  specific use programs and functions

‐ Excludes consulting and legal fees associated with tax credit programs



Downtown Indianapolis Low‐Barrier Shelter

Income and Expenses ‐ Year 1 Estimated Operating Budget

Income

Admin, Day Center and Emergency and Interim Housing

Government 1,210,000$         

Grants 210,000$            

Foundations 1,075,000$         

Direct Public Support (individuals, corporate, religious, etc.) 295,000$            

Special Events 165,000$            

Other Revenue 310,000$            

Partner Rental Income ‐$                     

Clinic Rental Income 54,960$              

Admin/Day Center income ‐$                     

Admin/Day Center income ‐$                     

Admin and Day Center Subtotal 3,319,960$         

Permanent Supportive Housing

Rent (Project Based Vouchers) 346,764$            

Government

Grants

Foundations

Direct Public Support (individuals, corporate, religious, etc.)

Other Revenue

Permanent Supportive Housing Subtotal 346,764$            

Income Total 3,666,724$         

Operational Expenses

Employee Compensation

Payroll and Fringe 1,850,000$         

Benefits 295,000$            

Taxes 154,000$            

Employee Compensation Subtotal 2,299,000$         

Other Expenses

Professional Fees 134,000$            

Program Fees 8,200$                 

Office and Program Supplies 51,340$              

Occupancy 96,000$              

Communications 19,000$              

Misc. Other Insurance 15,000$              

Equipment Rentail 7,500$                 

Other Operating expenses 2,500$                 

Printing and publications 4,500$                 

Transportation 22,500$              

Conference and Education 17,000$              

Direct Assistance to Individuals 430,000$            

Passthrough  252,000$            

Depreciation

Fund Development 19,000$              

Emergency and Interim Housing 1 ‐$                     

Emergency and Interim Housing 2 ‐$                     

Emergency and Interim Housing 3 ‐$                     

Emergency and Interim Housing 4 ‐$                     

Emergency and Interim Housing 5 ‐$                     

Emergency and Interim Housing 6 ‐$                     

Emergency and Interim Housing 7 ‐$                     

Emergency and Interim Housing 8 ‐$                     

Other Expenses Subtotal 1,078,540$         

Permanent Supportive Housing

Administrative 22,080$              

Salaries and Benefits 44,880$              

Permantent Supportive Housing (other)

Emergency and Interim Housing Subtotal 66,960$              

Operational Expenses Subtotal 3,444,500$         

Occupancy Expenses

Day Center

Rent ‐$                     

Repairs and Maintenance ‐$                     

Utilities ‐$                     

Day Center Occupancy Expenses Subtotal ‐$                     

Permantent Supportive Housing

Property Management Fee 24,273$              

Utilities 86,880$              

Repairs and Supplies 42,000$              

Taxes 28,320$              

Insurance 17,760$              

Permanent Supportive Housing Occupancy Expenses Subtotal 199,233$            

Occupancy Subtotal 199,233$            

Expenses Total 3,643,733$         

Net Operating Income 22,991$              



Overview of IFF 
IFF (formerly known as the Illinois Facility Fund) is a non-profit Community Development Financial Institution (CDFI) 
whose mission is to strengthen non-profits and the communities we serve. IFF is the largest CDFI in the Midwest with 
three decades of experience as a lender, developer, real estate consultant, researcher, and policy and programmatic 
leader in various sectors. IFF has seven regional offices throughout the Midwest, which includes a team of real estate 
professionals from and based in Indianapolis, IN.  For over ten years, the Indy team has focused on providing direct 
real estate consulting to nonprofits, schools, and stakeholder groups committed to retaining and building assets in 
their community.  Additionally, we provide capital solutions that range from acquisition to construction loans, New 
Market Tax Credits, equity and Pay for Success programs.   IFF’s mission is to strengthen not-for-profits and the 
communities they serve by providing leadership, capital, and real estate solutions.  
IFF’s role in the Downtown Indy Feasibility Study for a Homeless Shelter will include: 

- Project oversight and research – Work with CSH (Corporation for Supportive Housing) to identify barriers and 
strategies to encourage the unsheltered to access supports. 

- Space Needs Planning – Determine the parameters and square footage needs for programs and 
administrative space. 

- Facility Assessment – Conduct a complete assessment of the proposed site, reviewing major mechanicals and 
identifying facility renovations or improvements to accommodate program needs. 

- Financial Feasibility modeling – Define development scenarios, along project timeline and using construction 
cost estimates based on market conditions and high-level estimate of space and program needs. 

Project Team 
Bryan Conn 

Senior Project Manager, IFF 
Bryan joined IFF in 2016. He is a versatile, proven and experienced development 
professional. Bryan assists non-profits with navigating real estate challenges from due 
diligence and feasibility analyses to managing development projects.  His diverse 
background enables him to solve complex real estate, development, land use, and zoning 
issues. Bryan uses his research and analytical skills to help non-profits make decisions about 
facilities through financial feasibility analyses, market research, site search, and due diligence 
work. He also manages development projects for clients from site acquisition, assembling financing, concept 
development, project team assembly, establishing project budgets and timelines, and overall project management. 
Bryan is an active participant of the Renew Indianapolis Review Committee where he collaborates with committee 
members to assess applications and development proposals.  Bryan has a Bachelor of Urban Planning and 
Development (BUPD) from Ball State University, College of Architecture and Planning. He received his Master of 
Professional Studies in Real Estate Development from the University of Indianapolis graduating summa cum laude. 

Donna Sink 

Architect, Rowland Design 
Donna is committed to contributing to the quantity of good design in the city of 
Indianapolis. She is a registered architect and has worked on urban design, cultural 
institution, and art exhibition design projects for the last 25 years. She has called 
Philadelphia, Detroit, Portland, and Phoenix home, and currently lives in Indianapolis 
working for Rowland Design, an architecture firm focused on cultural and residential 
projects throughout the state. She was recently the campus architect at Indianapolis Museum of Art and she’s 
involved in the local arts and design community as past President and current member of the Indiana chapter of AIA, 
a board member at People for Urban Progress and a member of the Indianapolis Sign Ordinance Revision Task 
Force. Donna has an active Twitter presence and is well-known for her work as cohost at Archinect podcast. Donna 
completed her Master of Architecture degree at Cranbrook Academy of Art. 



 Amandula Anderson 
Director of Real Estate Solutions—Indiana, IFF 
Amandula Anderson is the Director of Real Estate Solutions for IFF in the Indiana 
market.  Amandula has nearly 20 years-experience in the nonprofit sector where she has led 
two community-based organizations – Irvington Development Organization and United 
Northeast CDC; convened a Quality-of-Life initiative on the northeast side of Indianapolis; 
directed a program to facilitate a two-generational approach to supporting families within 5 
Indianapolis communities; and spent a few years supporting affordable housing through a 
tax credit syndicator. She is a graduate of Arlington High School, received her BS in Public Affairs from IUPUI and has 
a Masters in Real Estate Development at University of Indianapolis.  In her role at IFF, she is supporting schools and 
nonprofits throughout the states of Indiana and Kentucky in their desire to build/move/expand in spaces that meet 
the needs of their clients and brings dignity to all.   

Dominic LoGalbo 

Director of Consulting for Design and Construction, IFF 
With a background in city planning and architecture, Dominic combines strategic thinking with 
a detailed knowledge of design and construction to help non-profits define and implement 
their project vision. At IFF, Dominic uses his experience to lead facility master plans, feasibility 
studies, and building assessments, as well as to provide oversight during the design and 
construction process. He has worked with a variety of nonprofit sectors, with projects 
including performing arts facilities, early childhood education centers, primary and secondary 
schools, community health centers, and workforce development facilities. In his current role, Dominic is an internal 
consultant to project leads throughout the IFF footprint, leads planning and design efforts for complex projects, and 
develops system wide tools to guide IFF’s work. 
 

Dominic advocates for an inclusive planning and design process based on the belief that the gathering focused input 
from multiple stakeholders yields better design. Utilizing proven community participation techniques Dominic has 
built consensus among divergent stakeholders for regional scale projects involving thousands of participants as well 
as individual organizations. 
Throughout his twenty-year plus career, Dominic has worked with a diverse set of non-profit groups 
on projects ranging in scale from the facility master plan of the 23-branch San José Public Library system to 
accessibility improvements in neighborhood schools. 
Prior to joining IFF, Dominic was a partner at a Chicago-based architecture firm where his work was recognized for its 
balance between effective cost control and design excellence. Mr. LoGalbo holds a Master of Architecture and Master 
of City Planning from the University of California, Berkeley.  
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